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Company Profile 



Kisah Benar

Property Inspections

Building Forensics

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

Company Profile 



ARCHITECT CENTRE ADVANCED INVESTIGATIONS

& BUILDING FORENSICS: 

11 years . 1100 Inspections

Are our Buildings 

done right?



LiveWork

PlayLearn

Residential.Commercial.Industrial
Office, Hotel, Factory, Hospital

Shopping Malls

Universities, College, Hostels

Government Facilities & Infrastructure etc.

Strata Properties ( Mixed-use)





KISAH BENAR 

Changing Dynamics

Consumer Patterns

Design & Layout Density, 

‘TOD / COD’

Phased Completion

Sprawling Voids 

Water Gas

Electricity, ACMV

Waste

Waterproofing

Glass

Management & 

Maintenance





Mixed Strata 

Development

High density 

Phased completion







Malaysia: 

Typical building faults…

Findings from 11 years of ACSB 
Inspections from 2008 - 2019

• Cracks to Masonry Walls

• Water Seepage and Leaks

(Windows, Wet areas, Flat Roof)

• Mold & Fungus

• Electrical Deficiencies

• Fire Protection System & Escapes

• Plumbing, Waste Pipes

• Tiles, Paint, Waterproofing

• Illegal Extensions 

• Unregulated alterations 

• Bullshit Maintenance



>1.0 Billion >2.3 Billion 



100 million years 



100 million1 – 2.3 billion



Friend or foe





Typical modern curtain wall

With mullions / windows



Typical modern curtain wall

With mullions / windows 



penetrative rainwater 

thru windows / brickwall



penetrative rainwater 

thru windows / brickwall





penetrative rainwater 

thru windows 





GBI ? 



condensation on external masonry wall

WHY?



penetrative rainwater 

thru windows / brickwall









penetrative rainwater 

thru windows / brickwall



penetrative rainwater 

thru windows / brickwall



penetrative rainwater 

thru windows / brickwall / sill



penetrative rainwater 

thru operable windows 



No access 



penetrative rainwater 

thru concrete roof



INFRARED 

THERMOGRAPHY 

IMAGING

PU Grouting 

short term fix 



penetrative rainwater 

under screeding



penetrative rainwater 

thru concrete roof / services







penetrative rainwater / condensation

thru concrete roof



penetrative rainwater / condensation

thru concrete roof





penetrative rainwater 

shop front into subfloor



penetrative rainwater 

shop front into subfloor



penetrative rainwater 

from roofing



ACMV Dew Point Issues



Mold outside Glazing ? 



Understanding 
Mold / Spores… (yeast) Fungi naturally occurring

Needs… Food, right conditions for growing

Air (has air and water) and temperature decreases, ability to 

hold on to water decreases.. Rain is a good example

Moldpedia / Mold health Issues / External walls 

Psychrometry 



Inter-floor Leaks

wet areas, basements, concrete roof slabs

Water / Moisture

Building Envelope Leaks

walls, windows, glazing

ACMV

Dewpoint / Condensation 

Operational Management

maintenance / change of use / alterations



UBBL 1984

❑ UBBL Bylaw 84 sub-clauses (1), (2), (3) (4) : Prevention of Dampness 
(applicable for damp proof courses, vertical basement walls and sub-
structure)
“..suitable measures shall be taken to prevent penetration of dampness 
and moisture into a building…”

❑ UBBL Bylaw 115 : Roof Coverings and drainage “All roofs of buildings 
shall be so constructed as to drain effectually to suitable and sufficient 
channels, gutters, chutes or troughs which shall be provided in accord. to 
these bylaws for receiving and conveying all water which may fall on and 
from the roof” 

❑ SMA 2013 Regulations – Part XV Clause 55 - Inter-floor Leakage

Strata Management Act 2013  





Effects of 

Construction Joints



Effects of 

Construction Joints



RC FLAT ROOF

Bituminous membrane over 

defective screeding – ineffective. 

Loose topping screeding. 



No easy quick fix. 

Hack Off and 

Start again. 

Swimming Pool 

Deck - KLCC



Roof Screed

specification? 



Specification for Cement and Sand Mixture Content

Item Brick Mortar Floor Screed External Wall Internal Wall Backing to receive Backing to receive

Plaster Plaster tiles (externally) tiles (internally)

1 Melawati Mall 1 : 3 1 : 3 1 : 3 1 : 3

2 Movenpick 1 : 6 1 : 3 1 : 6 1 : 6

3 HUKM2 1 : 6 1 : 3 1 : 6 1 : 6

4 Rapid P14 1 : 3 1 : 2 ½ 1 : 3 1 : 3

5 Riveria BOQ 1 : 3 1 : 3 1 : 3 1 : 3 1 : 3 & 1 : 6 1 : 3 & 1 : 6

SPEC 1 : 3 1 : 3 1 : 3 1 : 3 1 : 3 1 : 3

6 Affin Bank BOQ 1 : 6 1 : 3 1 : 3 1 : 3 1 : 3 1 : 3

SPEC 1:6 = above DPC 1 : 2 1 : 1 : 4 1 : 1 : 4 1 : 2 1 : 2

1:3 = below DPC cement : hydrated lime : sand cement : hydrated lime : sand

7 TRX BOQ 1 : 3 1 : 3 n/a n/a 1 : 3 1 : 3

SPEC 1 : 3 1 : 3 n/a n/a 1 : 3 1 : 3

Project

*5 : Various mix found in the BOQ description.
*6 : BOQ description varies from the specification 
sheet.
*7 : Very Consistent. Technical performance 
requirement provided.



RC kickers

Or 

increase your drops 



Do it right the 1
st

time. 

Angle Fillet to corners

Fibre mesh to corners. 



Finished waterproofing 

with RC kerbs, angle fillet, 

corner fibre reinforcement 

to walls and services 

and water proofing 

membrane. 



Finished waterproofing with RC 

kerbs, angle fillet, corner fibre

reinforcement to walls and 

services and water proofing 

membrane in BLUE !



KISAH BENAR : 

Waterproofing For Toilets, Flat Roof

Whose Scope…



The BLUE PIPES ! 

ABS



ABS is still approved for use 

in Malaysia by SPAN

ABS



ABS

ABS is still approved for use 

in Malaysia by SPAN



AWAS - Masih diluluskan oleh SPAN 



Bits nobody ever see 

Bits nobody ever wants You to See !

Bits that we SEE 

Bits We do NOT

Kisah Benar: 
Property Inspection . Building Forensics



Design & Development Teams 

Construction & Handing Over

Get it right or wrong 1st time

Management & Maintenance

Additions & Renovations

Get it right / wrong again

Mismatched Priorities 

& Implementation



Speed Kills 

Quality

‘steroids’

Cost 

Driven 

Decisions

‘cuci tangan’

workmanshit



Inherit 



 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

Company Profile 

How SICK can 

a BUILDING be ? 



Maintenance



10 YEARSNEW CONSTRUCTION 20 YEARS 30 YEARS 40 YEARS 50 YEARS

REPAINT
REPAINT

REPAINT
REPAINT

REPAINT

pipes pumps 
electrical fittings

Doors, Window, 

Roof, roads, 

drains…

Doors, Window, 

Roof, roads, drains, 

pool…

And so forth..

pipes pumps 
electrical fittings

pipes pumps 
electrical fittings

Life Cycle (Aging)





People that don’t know 
what they don’t know 







People that wish 
you don’t know



Source: https://www.ewg.org/healthyhomeguide/glossary/

INDOOR vs OUTDOOR 

AIR POLLUTANTS

2X to 5X HIGHER

Proper Ventilation & Reduce

source of pollution
indoors in the first place

Developers 
Architects  
Designers
Specifiers
Owners

https://www.ewg.org/healthyhomeguide/glossary/


INDOOR AIR POLLUTANTS from BUILDING MATERIALS

‘dirty details…

more than mold’

Asbestos – still here! 

VOCs – formaldehyde etc.

PVC - pipes, windows, fabric etc.

PFC - carpets, fabric etc.

Anti-Microbial - engineered wood, tiles etc.

Flame Retardant – PBDE in upholstery, foam etc.



VOCs – formaldehyde etc.

Flame Retardant – PBDE in upholstery, foam etc.

Anti-Microbial - engineered wood, tiles etc.





“We all seem to accept poor standards because 
we regard that buildings are build by low 
calibre people.
The developer & designers are not low calibre, 
the supervising professionals are not low 
calibre, but somehow the product is?” 

Observations from couple living in KL under the MM2H program whose 
property has experienced significant unresolved defects. 



JMB ISSUES

STRUCTURAL CRACKS

INDOOR AIR POLLUTANTS

CHILD PROOFING YOUR HOME

LEAKING BATHROOMS

MORE WORKMANSHIT

BS STANDARDS

MORE INFRARED THERMOGRAPHY

PAINTING WARRANTIES

SECTION 85A : STRUCTURAL INSPECTION

UNIFORM BUILDING BYLAWS

MOLD & ALGAE

VOLATILE ORGANIC COMPOUNDS

ROOF LEAKS, YET AGAIN…

CRASHING PLASTER CEILINGS

SORRY LAH, WARRANTY PERIOD OVER 

LIFE CYCLE INSPECTIONS

SINKING FUND PLAN

300MAmp vs 30MAmp

HOT WATER SAFETY

HOLLOW SOUNDING TILES

SWIMMING POOL LEAKS

EFFLORESCENCE

PAINTERS PLEASURE AND PAIN

KISAH BENAR : TRAINING SERIES

SUB-SOIL DRAINAGE
ELECTRICAL SAFETY OR DEADLY 
WATER LEAKS INTO BASEMENTS
STRUCTURAL CRACKS
INDOOR AIR POLLUTANTS
FIRE FIGHTING SYSTEMS
WATERPROOFING 
WORKMANSHIT
WHY ARE MY TILES POPPING
INFRARED THERMOGRAPHY
COMMON AREAS DEFECTS
WHAT IS SAFETY GLASS
HANDRAILS 
DAMPNESS IN BASEMENTS
TRY MIXING WATER & ELECTRICITY 
ENERGY EFFICIENT BUILDINGS
ABS PIPES – DAY & NIGHTMARE
ENERGY MANAGEMENT SYSTEMS
COMPLIANCE INSPECTIONS
PRE PURCHASE INSPECTIONS
DEFECTS LIABILITY PERIOD
LANDMARK CASES
FIRE STAIRCASES OR DEATH TRAP
FIRE DOORSETS - MODIFICATIONS
INTERFLOOR LEAKS
STRATA MANAGEMENT ACT
SLOPE MAINTENANCE
ELECTRICAL FIRES

WATER LEAKS INTO BASEMENT

Latent Defects







What is good for building performance 
may not be good to 

humans, animals & environment

Considered selection of building materials 
manufacture, lifespan and disposal

Design for Maintainability 
accessibility for repairs and replacements

aesthetics over everything else? 



 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

Company Profile 
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